Introduction
ABM is defined as the independent action of a group of residents and business owners, landowners, etc., with the objective of improving and enhancing the environment and local lifestyles to provide value for the area, according to the Ministry of Land, Infrastructure, Transport and Tourism, Japan. In other words, its purpose is to revitalise the area enhancing the socio-economic aspects, etc. "Area" refers to a region on a smaller scale than city. It is similar size of a neighbourhood, community, or city centre. Japan's leading expert on ABM, Prof. Shigenori Kobayashi, provides a similar definition for "area management" as the Ministry of Land, Infrastructure, Transport and Tourism (Kobayashi 2005) .
The concept of ABM is as follows: 1) to grow and improve as well as develop; 2) the residents, business owners, and landowners must be involved with the work in addition to government but independently from government; 3) many residents, business owners and landowners must be involved; 4) a particular area is targeted. Figure 1 shows the hierarchical structure of urban development and management. The top level of hierarchy is the country scale, followed by province or prefecture, and then city or village. At each of these three levels, the main player is the government. The bottom level is the individual scale, whereby the players are citizens, companies, etc., in other words, the building site scale. Between the individual and upper three government levels is the neighbourhood or community scale. ABM organisations are positioned at a similar level to traditional neighbourhood community associations and shop owner associations.
Figure 1. Hierarchical Structure of Urban Development and Management
Recently, ABM has become more and more important for urban/regional rivitalisation and community development in Japan under the present social and economic situation as mentioned in "Present Social and Economic Situation in Japan (Needs of ABM)", and ABM is increasing. However, no one knows the whole picture of ABM in Japan because there is currently no relevant nationwide survey of ABM in Japan.
Therefore, the objective of this research is to clarify the characteristics of ABM by investigating the actual comprehensive situation, focusing on the ABM objectives, establishment, activities, characteristics, effects, and problems with the first extensive nationwide survey of ABM in Japan. In addition, this paper offers suggestions and ideas for policies and further study of ABM in Japan or other countries wishing to introduce the system in the future.
Background

Present Social and Economic Situation in Japan (Needs of ABM)
Japan is currently experiencing a decrease in its population (Figure 2 ) as well as prolonged low growth rates (Figure 3 ), financial constraints and increase of national debt (Figure 4) . Although the infrastructure is abundant ( Figure 5 ), difficulties with the cost of its maintenance and improvement may become a huge problem for the country. Besides city development, management now plays an important role in cooperation between the public and private sectors due to the country's social and economic situation. It is therefore essential to grow and revitalise the economy, improve lifestyles and bring value to the area. Sustainability involves not development but the clever and effective use of today's available resources. In essence, the effective use of the existing variety of infrastructure to coordinate the total urban space enterprise is extremely important. Moreover, it is necessary that the various persons involved combine their efforts to make full use of private sector influence and business management to enhance the uniqueness and characteristics of each area to correspond with community needs. These are the reasons why ABM is now drawing so much attention in Japan.
The primary role of ABM in growth and increased regional power involves the supply of public services to the city, not only as a local government alternative but also to complement between the public and private sectors. ABM also corresponds to the needs of the population by providing high-quality services for rule creation, facility management, or public service operation. The survival measures for regional competition in Japan at the present time focus on the uniqueness and characteristics of an area, and ABM is therefore very valuable. The effective size of public services units is usually smaller than that of local government, and consequently, the level of public services should be decided by the people in small areas, and ABM has an effective role to play in any decision. ABM is an appropriate method for minimising costs, generating revenue, or combining the public and private sector strong points. Finally, ABM helps incommunity rehabilitation, networking, and forming public consensus. In other words, it enhances social capital. 
Examples of ABM in Japan
Grand Front Osaka Town Management Organisation (TMO)
Figure 6. Grand Front Osaka Area and Activities
Grand Front Osaka is a newly developed area containing commercial buildings, hotels, residential accommodation, a gallery, learning centre, etc. It is located in the northern area of Osaka Station; the traffic hub of the third largest city in Japan. Grand Front Osaka TMO is a general incorporated association with 12 members of Grand Front Osaka landowners. The Osaka City Government has designated Grand Front Osaka TMO as an"Urban Regeneration Development Corporation". The concept of Grand Front Osaka TMO is to improve the value of the whole Umeda District (area around Osaka Station).Its concrete objectives are revitalisation, environmental improvement, and community development of Grand Front Osaka and the surrounding area. The main activities involve the management and operation of a pedestrianised, public plaza (Umekita Square) and other open spaces, community bus service, and bicycle rental.Grand Front Osaka TMO also offers operating guidelines for business advertising, landscape control, creating and promoting a network for visitors, office workers, events, and promotions.The characteristics and role of Grand Front Osaka TMO can be explained as follows: Grand Front Osaka TMO is the first and only case of a Business Improvement District (BID) 1 in Japan; secondly, using the pavement of a public road for open air cafés, outdoor advertisements, and as a roadway for certain events by national deregulation; thirdly, ordinance deregulation in return for landscape guidelines to control outdoor advertisements, using the revenue generated towards Machizukuri 2 activities. 1 BID =partnerships between local authorities and businesses intended to provide additional services or improvements to a specified area. BIDs are funded in whole or part by special assessments, levies, or additional taxes onbusiness operators in the UK and property owners in the US. (Mitarai and Suebsuk 2016) . Sapporo is the largest city in the Hokkaido prefecture, northern Japan. Odori is the old commercial area. Ten years ago the centre of the city moved, producing a substantial effect on the shop owners of Odori. Sapporo-Odori Machizukuri was established on 1 September 2009 with the objective of managing the Odori project. The characteristics and role of the company areto revitalise the Odori streets into a central shopping area. The organisation continuously carries out Machitsukuri activities; a famous example of which isthe useof public spaces (such as roads) to enhance the community network, increase the visitor numbers and obtain extra revenue.This type of revenue is different from that of a private companyin that all profits obtained from the project are reinvested to enhance the value of the area and improve and expand public interest.
Sapporo-Odori Machizukuri Company Limited
Koto ni Moeru Kai (Ichinenzaka Ninenzaka District,Kyoto)
Figure 8. Koto ni Moeru Kai Area
Kyoto is the former capital of Japan, and an area famous for traditional old style wooden shop houses (Machiya) along roads connected to major tourist spots and historic sites. One of its special characteristics is the original townscape development plan. The regulation control created by a community called Koto ni Moeru Group (a community group protecting the old city landscape known as the Ichinenzaka Ninenzaka Area Management Organisation, established in 1986). The community plan has been certified by Kyoto city, based on its ordinance to regulate and control the townscape such as with colour, size, material, fabric, roof and style of architecture, outdoor advertising schemes, etc.,to retain as much as possibleof the historical environment. The purpose of the group is to revitalise not only Kyoto sightseeing spots but also provide a commercial area and living space for people in the neighbourhood.
Previous Studies
Town Centre Management (TCM) in the UK operates a similar system to ABM in Japan and has been working effectively since 1990. Thus far, more than 300 town managers have been appointed by TCM to local towns-their main task being to make the town centre economically vibrant (Ueno et al. 2017) . In addition, the Business Improvement District (BID) system, which can be explained as a legal fund-raising system for TCM or ABM was introduced in the UK during 2004. Throughout the UK and Ireland there were 279 BIDs in 2016 (British BIDs 2016). To be more accurate, BIDs are defined as non-profit public/private partnerships in which property and business owners come together to make a collective financial contribution to the maintenance development and promotion of their commercial district (SBS NYC 2015) , and the biggest difference between BID and the normal fund-raising system of ABM is that it affords local governments with the legal power to impose an additional tax or assessment on the land occupier or owner in designated areas (BID areas). The BID system has also been instituted in other countries such as the US and Germany. Thus, in the UK, US, and Germany, the ABM or town management system has been activated with the use of legal frameworks, whereas in Japan, it remains in the initial phase since no BID system has been instituted.
There is only a limited amount of international research or articles on ABM in Japan, interpreted in various ways. Kinoshita and Yasui mentioned the concept of "district management" in their paper (Kinoshita and Yasui 2012) on development in Japan and identify its characteristics and issues following changes in the economic policy for city centres since the 1940s. District management projects focus on voluntary business participation-rather than government, with companies independently working on the project, and local landowners and business owners playing an important role by collaborating or networking using local spaces, buildings, and infrastructure.The challenge is to secure equal and suitable funding for the revitalisation of central urban areas in Japan in the future.
Sorensen, Koizumi, and Miyamoto mention "community and development", "neighbourhood building", or "town making" in the context of "Machizukuri" which is used to describe an extraordinarily wide variety of activities from economic development initiatives to traditional top-down city planning, urban renewal projects, and voluntary social welfare projects (Sorensen et al. 2009 ). The article concludes with a few core characteristics on most Machizukuri processes. Most organisations remain entirely voluntary with small, autonomous, neighbourhood-based groups without any paid staff. They tend to work at the neighbourhood scale, from several hundred to a few thousand residents. Their main authority lies not in the legal planning system but by persuasion, relying on community ordinance. A core function of the Machizukuri process is in the production of shared rule and norms relating to shared spaces by understanding the limits of the public rights of others. One of the great achievements of the Machizukuri movement is the creation of new forms of civic engagement and membership patterns, types and uses for civic spaces, and different associated behaviour for enhancing life space and protecting the qualities of the place for current and future generations.
An ABM survey in Japan for 2015 and 2016 was used by Ueno, Adachi and Mitarai (Ueno et al. 2017) . The paper focused on the impact of ABM by conducting several empirical tests on revitalisation of the town and the hypothesis was verified by a logistical model and found no correlation between government subsidies and management assessment. A positive correlationwas found between assessment and funding from membership fees, etc, and no correlation existed between the history of the organisation and the assessment of it.
Mitarai and Suebsuk (Mitarai and Suebsuk 2016) made a comparative analysis of performance indicators and information disclosure on ABM samples in Tokyo and analysed indicators from annual report reviews of similar cases in Japan, the US, and the UK.
As mentioned above, there are few studies on ABM in Japan in the English language. But the expression "Area Management" (ABM in Japanese) began to appear in Japanese papers and articles in approximately 2002, increasing after 2007 (Hirao and Mitarai 2017) . Overviewing the previous studies in Japanese on ABM, Lee and Kobayashi (Lee and Kobayashi 2004 ) studied the Daimaruyu area where the first and one of the most famous ABM organizations in Japan is located in the commercial area of a large city centre. Some case or comparative studies have also tried to clarify the activities and organisations of ABM in large city commercial areas (Lee and Kobayashi 2005 , Asai et al. 2002 , Fukuokaet al. 2008 , Cho and Deguchi 2009 . Other literature such as Saitou (Saitou 2003 (Saitou , 2010 ) and Watanabe and Arita (Watanabe and Arita 2016) focus on area management in residential areas. Based on these basic research studies, some papers appear to focus on public space management (Izumiyama 2015) by attempting to make the business model visible, while Tenmyo and Kobayashi (Tenmyo and Kobayashi 2006) and Izumiyama, Akiyama and Kobayashi focus in particular on public space management under the ordinance of the Tokyo Metropolitan Government. Izumiyama and Kobayashi (Izumiyama and Kobayashi 2013) focus on public space management under the special provisions of the national act such as Act on Special Measures concerning Urban Reconstruction, mentioning public space as a potential financial source. Saito et al. (Saito et al. 2009 ) also fous on financial source of ABM from public space management. Therefore, this paper concerns the overall image of ABM with the use of a nationwide survey of Japan, prioritising to clarify the whole ABM situation in Japan for its international transmission.
Methodology
To investigate the actual comprehensive situation of ABM in Japan, an extensive nationwide survey via questionnaire was conducted for two periods by Kyoto University in cooperation with the Ministry of Land, Infrastructure, Transportation and Tourism, City Bureau Urban Renewal Promotion Division, and the Faculty of Economics, Wakayama University.
The first period of the ABM survey starts from November 2014 to January 2015 and was sent by e-mail and attached file to 826 municipalities of the Urban Regeneration Improvement Plan completed at the end of the 2012 financial year (total 1,524 plans). Since the Urban Regeneration Improvement Plan is positioned as a platform for public-private partnership and Machizukuri by the national government of Japan (Ministry of Land, Infrastructure, Transportation and Tourism). The 42 survey questionnaires were divided into four parts: basic information; the Urban Regeneration Improvement Plan; situation, implementation and effects of ABM within the plan area; and land prices in or near the plan area. Officials from 746 municipalities responded (90.3%). The number of responding districts, including those with no ABM organisations was 1,322 (86.7%). Data from 574 ABM organisations was collected, with no more than three organizations within one plan area, due to the possibility that plural ABM organisations may exist in a certain area.
In the second period, the ABM survey via questionnaire was conducted from August to September 2015 in 314 municipalities in response to the first survey that ABM organisations exist. The answers are from municipal officials, as in the first survey, with 269 municipalities responding (86%). The survey involved a maximum of 52 questionnaires on the purpose of ABM organisations, the reasons for ABM organisation establishment, original support for ABM by municipalities, and so on. Data from 464 ABM organisations was collected.
Findings and Discussion
In this chapter, data from the ABM survey is discussed to understand the actual situation of ABM organisations in Japan with the six data topics consist of the objectives of ABM, establishment and motivation of ABM organisations, ABM activities, characteristics of ABM organisations, and effects and problems of ABM organisations. Cross analysis is then carried out with the aim of advising on the functional improvement of ABM latter part of this chapter To enhance the visitor numbers (customers, passengers, travellers, tourists, etc.) 159 34% 3.
Objectives of ABM
Objectives of ABM Organisations
To improve the real estate effect (to reduce empty buildings, shops, or vacancy rates to increase rent, etc.) 4 1% 4.
Economic vitalisation (to increase consumption, merchandise, or employment) 8 2% 5.
Disaster prevention, crime prevention, or public safety 12 3% 6.
To enhance community power, mutual understanding, or networking 64 14% 7.
To reducethe financial burden such as lower costs for the maintenance of public facilities 10 2% 8.
To create public awareness of the area or increase recognition for ABM activities 10 2% 9.
To cope with regional competition (increase workers or the population, or crisis management) 1 0% 10.
Other 33 7% No answer provided 27 6% Total 464 100%
The question on the objectives of ABM organisations involved multiple answers, the aggregate resultsof which are shown in Table 1 refers to the ratio of each answer from the total number collected from the survey (574).The same ratio also applies to the other tables.
From the data in Table 1 , the greatest number of ABM objectivesare: 2. to enhance visitor numbers (customers, passengers, travellers, tourists, etc.) at 68%; 6. to enhance community power, mutual understanding, or networking at 67%; and 1. to create a suitable or beautiful landscape at 61%.
Main Objective of an ABM Organisation
This question focuses on the main objective of an ABM organisation for which only one answer is collected (as shown in Table 2 ).
In Table 2 , the greatest number of main objectives for ABM are: 2. to enhance visitor numbers (customers, passengers, travellers, tourists, etc.), and 1. to create an appropriate or beautiful landscape, followed by 6. to enhance community power, mutual understanding, or networking. The other reasons are few. When reconsidering the data in Table 1 , it could be implied that ABM in Japan has three main objectives (2. to enhance the visitor numbers,1. to create an appropriate or beautiful landscape, and 6. to enhance community power, mutual understanding, or networking), with 6. being collateral when compared to theother two.
Establishment and Motivation. Why Start an ABM?
Organisational Motivation for Starting ABM Activities Table 3 shows the results of organizational motivation to start ABM activities. The three highest results are: 5. networking; strengthening networks and connections between stakeholders such as residents, business, and the public sector (50%); 1. quality of life; recognising and raising the satisfaction of people in the community such as with landscape or security improvements (46%); and 2. economy; concerned about the economic revitalisation of the region due to the declining shopping district or population (33%). It can therefore be implied that organisational motivation for starting ABM activities is particularly concerned with the strength of the community, quality of life (QOL), and economic factors.
ABM Organisational Initiatives
Figure 9. ABM Organisational Initiatives Figure 9 shows the percentage of ABM activities initiated byt he public or private sector. The results show that 63% are private initiatives. However, although area management is defined as "a private initiative by the people", 35% remain government initiatives. The cause of this could be considered as the requirement of this questionnaire that it be answered by officials of the municipality.
It may be meaningless to ascertain the exact establishment period of an ABM organisation when researching its history.This is because some organisations have been established a long time ago although some ABM activities started after long time of the organisation establishment, or some organisations may have been developed from a small-scale with the organisation changing its corporate formation later. Therefore, to check the establishment time of an ABM organisation in this research, the time is assessed according to when member/ activities and attendance evolved into the present situation (Figure 10 ).
Establishment Period for an ABM Organisation
Figure 10. Approximate Year When the Organisation Evolved into its Present Situation: Members/Activities and Attendance
The results indicate that approximately in 2000 the number of ABM organisations gradually increased.Such increase occurred mightdue to the following legislation: "The (Former) Act on Improvement and Vitalization in City Centers","Act on Special Measures Concerning Urban Regeneration", "The amendment of the Three Laws 1 concerning Machizukuri", or the formulated plan or ordinance of private community organisationsby local government influenced by these Acts (Figure 10 ).
After 2011, the number decreased, possibly as a resultof the recovery activity and reconstruction work required following the great East Japan earthquake.
Activities
The Main ABM Activity in the Beginning Regarding the activities during the beginning phase of an ABM organisation, in this study, its activities are categorised into six types (A-F)as shown in Table 4 . The results indicate that the highest number of activities chosen in the beginning phase of an ABM is in category B "Event and activity". Because this number is less than half of the respondent organisations (49.7%), it could be implied that it is difficult to mention the typical ABM activities, and ABM organisation manages a wide range of activities in various categories.
As discovered from the results of each category, the smallest number chosen for anactivity during the beginning phase of ABM comes under category F "Improvement of regional attractiveness, value, or convenience offered by the public use of private facilities". The research also provides the number of activity types per organisation during the beginning phase. The results show that more than half of organisations operate only one type of activity in the beginning phase of ABM (274). The other half operates more than one type of activity (Table 5) .
Number of Activity Types Categorised By City Scale and Land Usage The survey shows the average number of activity types during the beginning phase of an ABM organisation by city scale and land usage ( Table 6 ). The results indicate a total average of 1.83 activity types.ABM organisations in commercial areas have more types of activity (1.91) on average than those in residential areas (1.69).
Residential areas have more activity types than commercial only in smallscalecities with populations of less than 50,000. Whereas the activity types in commercial areas tend to be higher than residential in big scale cities, with populations of more than 50,000.
Cross Analysis by the Main Activities of ABM
From the answers concerning the main activity in the beginning period of ABM in Tables 4 and 6 , many ABM organisations do various types of activities. Table 7 is created by cross analysis of ABM main activity type in the beginning stage to find which activity type is combined together with other activity types.
The results in Table 7 indicate that the combination of ABM activities can be explained as follows: A (Machizukuri's rule) has a small percentage when combined with other activities, but its independent value is quite high (41.5%). Comparing the other activities, independent valuesare quite low, especially for C (information transmission) and F (improvement of regional attractiveness, value, or convenience by the public use of private facilities) which is less than 10%, indicating that more than 90% of these activity types operate in conjunction with others. However, the characteristics of C and F might not be similar to each other. Type C are likely to be easy activities but not sufficiently effective. Therefore, to become more effective, type C activities should operate together with the other types (high percentage rather than independent). On the other hand, type F activities are quite difficult since the figure is quite low (69). Based on further analysis from the same data, it is predicted that only a high-level organisation can operate the activities in this category. Usually high level organisations manage a range of activities which is why type F is automatically combined with others. Activity types B and C have a strong likelihood of being combined with other activities, except type A. It could be implied that B and C have a strong affinity to other activities. Regarding the main activities of an ABM organisation at the present time, questionnaires with 31 detailed categories were chosen to provide three answers. Comparing the answers in Table 8 with the multiple answers in Table 4 , the total numberof activities reduces from 1,121 to 1,058, respectively according to the different methods used (multiple during the beginning phase and no more than three answers for the present). Regarding the change with Table 4 , A (Machizukuri's rule) has decreased most (-8.5%), whereas B (event and activity) has increased most (+5.4%).
Main ABM Activities at the Present Time
From this aspect, it could be implied that A (Machizukuri's rule) is not primarily considered a top activity, or considered a top activity at the time of rule establishment (beginning) but this situation could subsequently change. However, it could be implied that B (event and activity)is considered a top activity, or may be difficult to operate in the beginning phase but becomes easier as the organisation develops.
Change in ABM Activities from the Beginning Phase to the Present Time
As set out in paragraph 4.3.5, the number of type A activities (Machidukuri's rule.) decreased and B (event and activity) increased from the beginning phase. This topic focused on the analysis of changing activities from the beginning phase to the present time.The ABM surveys for the two periods contained different points. Questionnaires on the beginning phase provided multiple answers for six activity types Questionnaires regarding the present time, containing 31 details were scrutinised, with the answers limited to no more than three. For comparison, cross analysis by the number of activities during the beginning phase and present time is shown in Table 9 , rearranged in horizontal ranking in Table 10 to find a relationship between A-F. The data explains the relationship between the main activities during the beginning phase and present time by ranking the highest number of organisations in six groups (Table 10) . Therefore, the activities carried out during the beginning phase are likely to be repeated or continued. In addition, the data could explain what types of activity are operated during the beginning period, after which B (events and activities) are more likely to occur (continuously or additionally). However, it is indicated that A (Machizukuri's rule), if not started during the beginning phase, is unlikely to start after ABM has already been set in place.
Main Activities of ABM at the Present Time (Details)
The ABM activities for the present time have been categorised into 31 details of six types. In Table 8 , it can be seen that B (event and activity) has the highest number in similarity to the beginning phase (Table 4) , but the category details vary. In this section, "Greenery beautification and cleanliness" is ranked highest out of 31 detailed activities, but only 23% of organisations operate it (Figure 14) . It could also be implied that ABM activities have a wide range of variations in detail as mentioned in "The main ABM activity in the beginning".
A. Machizukuri's Rules
Figure 11. Main Activities at the Present Time (by Machizukuri's Rules)
*Based on Act for special measures concerning urban regeneration. **Building, greenery, landscape. *** Landscape, signboard, community rules, etc.
Focusing on the detail of ABM activities, A (Machizukuri's rules) indicates that the sum of answers 2 to 5(convenience enhancement agreement (1), district plan (33), agreements on three laws(6), and other voluntary rules(72)) equate to more than 1.vision and policy of the area(36). This implies that there are many cases which do not start from a vision or policy for the area contrary to popular belief.
In Japan, there are three agreement systems under three laws: building, greenery, and landscape. Under these agreements, landowners within a certain area can make a treaty by unanimous agreement and obtain the approval of local government. Subsequently, the new landowner must follow the agreements. On the other hand, there is another system called a Convenience Promotion Agreement under the Act on special measures concerning urban regeneration. However, it can be concluded from the data that these legislative agreements are not much use.
The number of public events and commercial events is almost same, when arts, culture, and education (119) can be considered public events and the combination of Marche kiosks (26) and shops, restaurants, and open cafés (90) can be classed as commercial events.
B. Events and Activities
Figure 12. Main Activities at the Present Time (by Event and Activity)
C. Information Transmission
Figure 13. Main Activities at the Present Time (by Information Transmission)
The figure for information hub (89) is highest in this category, and also includes the management of facilities for information transition, sign boards, pamphlets, mass communication or the internet, volunteer guides, etc.
D. Disaster Prevention, Crime Prevention, and Providing a Sustainable Environment
Figure 14. Main Activities at the Present Time (by Disaster Prevention, Crime Prevention, and Providing a Sustainable Environment)
For the category D (disaster prevention, crime prevention, and providing a sustainable environment) greenery, beautification, and cleanliness (131) has the highest number.
E. Maintenance and Management of Public Facilities/Spaces
Figure 15. Main Activities at the Present Time (by Maintenance and Management of Public Facilities/Spaces)
For the maintenance and management of facilities or spaces category, designated administration (80) was chosen most frequently in this group, followed by administration besides those designated (no legal system, etc.)(37) and development of public spaces and facilities (construction, renovation, reformation, high-quality improvement (27)). For the improvement of regional attractiveness, value, and convenience by the public use of private facilities, although the total figure is small, there is a variety of content. Among the categories, empty shop management has the highest number (21), with the community parking space project, tenant leasing project, real estate project, and public transportation project having roughly the same proportions.
Organisational Characteristics
Corporate Formation
The questionnaire was arranged in accordance with the juridical personality Figure 17 , the number of ABM organisations without a juridical personality is highest at 70%. It could be assumed that there are two reasons for this in that there are many organisations carrying out activities where a juridical personality is not required, and barriers exist concerning the cost and procedure to obtain one. According to the figures, some NPOs (66) and limited companies exist (53), but these only account for approximately 10% of all ABM organisations. Only 1.9% (11) are general incorporated associations, there is no public interest incorporated association, and only one certified NPO is an ABM entity (approximately 0%). This shows that these certification systems are virtually unutilised and ineffective. Shopping district cooperatives or associations based on the Shopping District Promotion Cooperatives Act number only 13 (2.3%). It could therefore be implied that such organisations are not responsible for ABM activities or local government does not recognise them as ABM organisations.
Office Possession of an ABM Organisation (Administrative Office)
Administrative Office Possession Research concerning sources of income with multiple answers is shown in Table 11 . The highest number of ABM organisations chose their source of income as coming from 7. local authority support such as a subsidy or consignment fee, accounting for more than half (56%).This is followed by 1. ABM organisations receiving fees from members or landowner support (40.6%). ABM organisations receiving revenue from activities numbered (2.-6.) are insignificant at 210 (36.6%) when combined together and eliminating duplication. The organisations receiving the majority of their income from activities could mean that they are financially independent and do not rely much on others. Therefore, comparing organisations where activities do not represent their main source of income, it can be said that they are self-sustaining from the financial resources viewpoint. In addition, approximately 6% of all organisations could not give an answer. This figure includes those without any income source, and it can be said that there are very few such ABM organisations.
Sources of Income
Among the many ABM activities shown in Table 8 , only 61 organisations operate F (the improvement of regional attractiveness, value, or convenience by the public use of private facilities at the present time) (Figure 16 ). However, the number of organisations whose main source of income for activity F is comparatively high (26), as shown in Table 11 . Therefore, it could be implied that activity F is advanced, and difficult to operate, but could provide income with high possibility. On the other hand, C information transmission, and D disaster prevention, crime prevention, and providing a sustainable environment provide income hardly, although there are many organisations carrying out these activities. Machizukuri`s rules are not included in the questionnaire choices since they cannot be an income source.
Frequency of Activities
Figure 20. Frequency of Activities
This study examined the data on the frequency of all ABM organisational activities (sum of all the main activities A-F in Figure11.-16 ., inferior activities, meetings, etc.). The results indicate that a frequency of at least 50% represents an activity occurring more than once a month (Figure 20) .
Effects
Effect of Activities
The effects of all ABM activities are evaluated by representatives of local government in categories 1 -10 ranked I to V below.
1. Effect on a suitable or beautiful landscape 2. Effect of enhanced visitor numbers (customers, passengers, travellers, tourists, etc.) 3. Real estate effect (to reduce empty buildings, shops, or vacancy rates, to increase rent, etc.) 4. Effect on economic vitalisation (to increase consumption, merchandise, or employment) 5. Effect on disaster prevention, crime prevention, or public safety 6. Effect of enhanced community power, mutual understanding, or networking 7. Effect of reduced financial burden such as lower costs for maintenance of public facilities 8. Effect of public awareness of the area or recognition of ABM activities 9. Effect on regional competition (to increase workers or population, crisis management) 10. Other Rank (10 categories above): I．Huge effect, II．Marked effect, III．Not much effect, IV．No effect, V．Do not know or organisation does not intend to obtain this effect. More than 90% of the answers indicated the effectiveness of 6.enhanced community power, mutual understanding or networking. Over 70% considered the following to be effective: 1. a suitable or beautiful landscape, 2. enhanced visitor numbers (customers, passengers, travellers, tourists, etc.), 8. public awareness of the area or recognition of ABM activities, and 5. disaster prevention, crime prevention, or public safety. It could be considered that the effect of area management is generally highly valued. Three effects particularly easy to increase with ABM are: 6.enhanced community power, mutual understanding, or networking; 1.a suitable or beautiful landscape; and 2.enhanced visitor numbers. These are followed by 8.public awareness of the area or recognition of ABM activities; 5.disaster prevention, crime prevention, or public safety; and 4.economic vitalisation, orderly. Regarding 7.reducing the financial burden such as lowercosts for maintenance of public facilities, 9.regional competitiveness, and 3.real estate effect, the answers were "I. huge effect" 7.(43), 9. (17), and 3.(16). This indicates that there are many instances of huge effects being produced in these categories.
Figure 21. Effects of ABM Activities (Ranked I-V)
The evaluation of nine effects in descending order could be arranged as follows:
6. Effect of enhanced community power, mutual understanding or networking 2. Effect of enhanced visitor numbers (customers, passengers, travellers, tourists, etc.) 1. Effect on a suitable or beautiful landscape 8. Public awareness of the area or recognition of ABM activities 5. Disaster prevention, crime prevention, or public safety 4. Effect on economic vitalisation 7. Effect of reduced financial burden such as lower costs for maintenance of public facilities 9. Effect on regional competition 3. The real estate effect Although these evaluations are subjective since they are provided by representatives of local government, they could be considered valuable since no other surveys have evaluated the various effects of ABM on a nationwide by unified basis.
Figure 22. Effect of Activities with the Answer "Huge Effect" and "Marked as Effective" in Total (from Figure 21)
From 10 effects, the answers "I. Huge effect" and "II. Marked as effective" in Figure 22 shows that the average for 1to 9 is 11%. The effects with a higher than average percentage are: 1. effect on a suitable or beautiful landscape, 2. effect of enhanced visitor numbers (customers, passengers, travellers, tourists, etc.), 6.effect of enhanced community power, mutual understanding, or networking, and 8.public awareness of the area or recognition of ABM activities.
The Greatest Effect
Figure 23. The Greatest Effect (among 10 Effects-One Answer)
In this research, questionnaires were provided to the same representatives of local government concerning the greatest effect of each ABM organisation, from the 10 effects shown in Figure 23 . The three highest effects are: 2.effect of enhanced visitor numbers (customers, passengers, travellers, tourists, etc.) (28%), 1.effect on a suitable or beautiful landscape (22%), and 6.effect of enhanced community power, mutual understanding, or networking (19%), in descending order.
Spillover Effect
Figure 24. Spillover Effect
The ABM questionnaire also asked the same representatives of local government whether or not the 10 effects categories set out previously spillover to outside the area where each ABM organisation operates. Approximately half of the ABM organisations were found to have a spillover effect (Figure 24 ).
Figure 25. Spillover Effect in Detail
In addition, the spillover effect in Figure 24 can be divided into 10 categories as indicated, and their composition ratio is shown in Figure 25 .; 2.effect of enhanced visitor numbers (customers, passengers, travellers, tourists, etc.), 6.effect of enhanced community power, mutual understanding, or networking, and 8.public awareness of the area or recognition of ABM activities are the main effects of spillover. In particular, effect 2.has the highest ratio in Figure 25 , and the ratio of the answers "has a spillover effect" to the combined number of the answers "I. huge effect" and "II. marked as effective" is high (41%). Therefore, it can be implied that effect 2.is the easiest way to obtain a spillover effect, followed by effects 6.and 8.
Motivating Effect of other ABM Organisations
Figure 26. Motivating Effect of other ABM Organisations
Concerning the 10 effects categories, ABM surveys also have a question on another kind of spillover effect, namely "a motivating effect on other ABM organisations".This means that ABM activities motivate the establishment of new ABM organisations, or enhance activities of other ABM organisations. More than half of the organisations responded with the answer "has a motivating effect on other ABM organisations". However, it should be noted that about 80% did not provide an answer. 
Problems for ABM Organisations
Figure 27. Problems for ABM Organisations
The aggregate results from the questionnaires concerning the existing or possible problems faced by ABM organisations are shown in Table 12 and Figure 27 . The proportion oforganisations with problems and those without (no answer) was roughly half and half. Many ABM organisations have problems concerning finance (160) or human resources (204). In addition, from the ABM questionnaires, the financial problems appear to relate to expenditure on human resources and employment as well as the costs involved in the implementation of a wide range of projects and business activities such as new events, a shortage of financial resources for maintenance and repair due to ageing facilities. There are two kinds of problems involving human resources; one concerns the management or employment of adequate staff who can proactively engage in ABM activities or administration. Another relates to the spread of ABM, such as the ageing of members, lack of successors, and generational changes. This means it may be problems with cooperation, attendance, awareness, etc. There are also likely to be system problems relating to the use of public facilities. For example, there is a complicated permission process involving police or administrators when using public facilities such as roads for events or property installation, etc., as well as system limitations for operation and the burden of occupancy charges. Moreover, there are difficulties with the possession of a juridical personality and problems regarding taxation on the profits of ABM organisations profits. Other problems include stagnation because too much time has passed since the activities began.
Cross Analysis: Relationship between Activities and Organization Style
A cross analysis of some data is made with the aim of advising on the functional improvement of ABM. In this sense, the purpose of the following three paragraphs is: 1) to clarify what kind of organisational style is suitable for active and wide-ranging ABM activities; 2) to clarify what kind of organisational style is suitable forobtaining income; and 3) to clarify the relationship between organisational style and financial problems.
The Average Number of Activity Types by Corporate Formation The above analysis relates to the number of activity types by corporate formation. Non-JDP means organisations without juridical personalities in Figure  17 . Only three corporate formations with comparatively greater numbers are analysed in this chapter and shown in Table 12 . From the analysis, it can be said that organisations with juridical personalities are more active and wide-ranging concerning ABM activities than those without.
The Average Number of Activity Types by Administrative Office Possession Table 13 shows the number of activity types by administrative office possession. From this table, it can be said organisations possessing administrative offices are more active and wide-ranging concerning ABM activities than those without.
Cross Analysis: Relationship between Income Sources and Organisational Style
Relationship Between Income Sources and Corporate Formations Table 15 shows a cross analysis of income sources and administrative office possession for ABM organisations, indicating that no significant difference exists between an ABM possessing an administrative office or one without in obtaining membership fees or landowner and local authority support. However, organisations possessing an administrative office tend to receive more revenue from activities than those without.
Cross Analysis: Relationship between Financial Problems and Organisational Style
Relationship Between Financial Problems And Corporate Formation Table 16 shows the tendency towards problem types for ABM organisations by corporate formation. The figure shown represents the percentage of corporate formations experiencing a particular problem type compared to the total number of organisations. Concentrating on the financial problems in alignment with the topic of this chapter, it could be implied that organisations with juridical personalities tend to have more financial problems than those without, although organisations with juridical personalities are likely to receive income from a greater variety of sources as mentioned "Relationship between income sources and corporate formations". Table 16 shows the kind of problems likely to occur in ABM organisations possessing an administrative office and those without. Organisations possessing an administrative office are shown to be more likely to experience financial problems than those without, although the former tend to receive more revenue from activities as mentioned in Table 15 .
Relationship between Financial Problems and Administrative Office Possession
From a cross analysis of the three preceding paragraphs, if an ABM organisation intends to operate a wide rang of activities, it is advisable to have both a juridical personality and an administrative office. In addition to that, as wide-ranging activities need more income generally, having juridical personalities and administrative office is also recommendable to get more revenue, especially revenue from ABM activities. However, obtaining the juridical personality and an administrative office tends to invite financial problems, because operating costs are higher.
Conclusion
Among the objectives of area management defined abstractly as "to improve and enhance the life environment and local value for the area", enhancing the number of visitors or customers and providing a beautiful landscape are the most important, followed by enhancing community power, mutual understanding, or networking, according to the results of the survey. The main motivations for starting ABM are similar to the objectives, namely strengthening networks and connections, improving quality of life, and orderly economic improvement . Regarding initiatives at the start of ABM, although there are many from the private sector, considerable amount of public initiatives also exist. This is consistent with the answers in "Organisational motivation for starting ABM activities" which indicate that there is considerable motivation from the viewpoint of the government for starting ABM, such as landscape improvements, security, and regional economics as well as competition between areas. Most ABM organisations were established or evolved after 2000. This means that the history of ABM is less than twenty years old. ABM is a relatively new activity for coping with Japan's recent socio-economic and environmental changes.
There is a larger variety of ABM activities than objectives and many ABM organisations carry out a wide variety of activities. As mentioned above, ABM organisations are concerned with three main objectives, although they also have certain other secondary aims. Therefore, in order to achieve such objectives, they operate activities according to the particular situation in each area. In this respect, it can be implied that ABM organisations are characterised not by the activities they operate, but by their objectives. This conclusion is consistent with the definition of ABM contained in "Introduction". Therefore, concerned parties of ABM, such as people who want to start the process or local governments who want to support it, should not focus so much on the activities of ABM, but on the objectives behind such activities.
In addition, the range of ABM activities is wider in commercial areas than residential. In commercial areas, the bigger the city size, the wider the range tends to be, but there is no such tendency in residential areas.
Regarding the characteristics of each ABM activity type, events and activities are the most numerous and have a high affinity with other types. Even though they may not operate during the beginning phase, they are easy to perform later. Events and activities generate more income compared to other activities. In this respect, it could be implied that events and activities are easy to operate and can possibly provide income. Therefore, it is advisable to start by choosing events and activities for an ABM organisation facing financial problems (which is one of the common issues for ABM organisations).
Information transmission is easy to match with other activities but generates a small percentage of revenue. Therefore, it characteristically tends to perform a subsidiary role.
As for the characteristics of the public use of private facilities, the contents of this type of activitiy are various. This activity is difficult to operate but highly likely to generate income. Therefore, it could be implied that this type of activity is at the advanced level.
Machizukuri's rule is chosen by many ABM organisations but is less likely to be combined with other activities. Moreover, if not operated during the beginning phase, it is less likely to be established during the later stages. This is a unique characteristic which is significantly different from other activity types. In this sense, if an ABM organisation needs to operate Machizukuri's rule, it should aim to do so from the beginning, as commencing the process with other easier activities is not advised.
Though ABM organisations without juridical personalities are common, this is thought to be as a result of an intricate and complicated corporate formation system for acquiring and managing a juridical personality.
For concerned parties of ABM who intend their organizational activities to be more wide-ranging, the possession of a juridical personality and administrative office is advisable in order to carry out more activities and obtain greater revenue especially from ABM activities. However, such organisations need to understand that a juridical personality and administrative office can sometimes incur financial problems.
From the above discussion, it may be concluded that ABM organisations in Japan can be considered not as an aggregation of voluntary work, but as the continuous operation of business, and entities for carrying out management for the following reasons: only a small number of organisations have no financial resources, half of ABM organisations have an administrative office; most have a long history, and a large portion carry out activities more than once a month.
It could be concluded that the outcomes for ABM are diverse and generally highly valued since nine categories of effects are assessed as positive at 90 to 40%. Moreover, since approximately half of ABM organisations have a spillover effect and half of the answers stated that ABM organisations have a motivating effect on others, it can be said that ABM is not only a common-interest activity for members, but also has an external effect-a typical example of which is the effect on the outside area with enhanced visitor numbers, a suitable or beautiful landscape, etc. In addition, the effect of enhanced visitor numbers easily facilitates a spillover effect.
Approximately half of ABM organisations have problems and many point towards issues concerning finance or human resources.
Finally, with certain objectives mainly focusing on enhancing visitor numbers, creating a beautiful landscape, and enhancing community power, despite facing a variety of problems involving the local community, quality of life, and economics, ABM in Japan can be characterised as a continuous management process for carrying out various activities in different regions. This process depends on the particular situation in each area, managed by a large variety of organisations with different corporate forms, administrative office positions, and income sources. participants, namely the Urban Renewal Promotion Division, City Bureau, Ministry of Land, Infrastructure, Transport and Tourism, Japan; the Faculty of Economics, Wakayama University, the data coordinator for the ABM questionnaires, Yusuke Horie, other staff from SHOWA Corporation, and all ABM questionnaire respondents.
